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EAST  BOSTON  HARBORS IDE 
REDEVELOPMENT  ANALYSIS 
EXECUTIVE  SUMMARY 


Prepared  for: 

BOSTON  REDEVELOPMENT  AUTHORITY 
Boston,  Massachusetts 


DECEMBER  7,  1983 


MINOX  DeBLOIS  &MADDISON,  INC. 

REAL  ESTATE  &  FIDUCIARY  MANAGEMENT  SINCE  1782 


December  7,  1983 


Mr.  Robert  J.  Ryan,  Director 
Boston  Redevelopment  Authority 
One  City  Hall  Square 
Boston  City  Hall 
Boston,  MA   02201 

Dear  Mr .  Ryan : 

Minot,  DeBlois  &  Maddison,  Inc.,  is  pleased  to  submit  the 
enclosed  report  and  tabular  materials  summarizing  our  findings 
relative  to  the  redevelopment  potentials  of  the  East  Boston 
Harborside . 

The  analysis  focuses  specifically  on  the  identification  of 
those  uses  which  in  our  judgement  could  be  attracted  to  the  site, 
the  rent  levels  implied  by  those  uses,  the  conditions 
requisite  to  their  development,  and  the  financial  implications 
affecting  their  feasibility.   The  end  product  of  this  work  effort 
serves  to  suggest  the  development  components  which  are  both 
marketable  and  financially  viable;  clearly  delineates 
the  development  opportunities  and  constraints  represented  by  the 
physical  characteristics  of  the  site;  analyzes  the  specific 
development  implications  for  a  series  of  redevelopment  schemes; 
and  identifies  the  extent  to  which  public  monies  may  be  required 
to  leverage  the  development. 

Waterfront  resources  throughout  the  Commonwealth  are  excep- 
tionally valuable,  and  great  care  must  be  taken  in  any  community 
planning  effort  to  assure  that  development  decisions  affecting 
those  resources  respond  with  imagination  and  sensitivity  to  the 
unique  physical  and  locational  characteristics,  maximize  existing 
market  and  economic  potentials,  and  fulfill  to  the  greatest 
extent  possible  the  goals  and  objectives  established  by  the  com- 
munity. 

In  our  judgement,  the  East  Boston  Harborside  site  with  its 
spectacular  waterfront  location  will  come  to  be  perceived  during 
the  course  of  the  next  five  to  ten  years  as  the  premier  water- 
front site  yet  available  in  the  Boston  inner  harbor.   While 
current  perceptions  of  the  property  and  clear  problems  with 
respect  to  access,  etc.,  make  dramatic  redevelopment  schemes  for 
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the  property  appear  somewhat  visionary,  the  time  to  begin  framing 
redevelopment  expectations  and  strategies  for  the  future  is  now. 

It  has  been  a  pleasure  to  assist  in  this  important  planning 
process.   If  we  can  be  of  any  further  assistance  in  the  next  sta- 
ges of  this  project  or  should  you  have  any  questions  or  comments 
with  respect  to  the  attached  materials,  please  do  not  hesitate  to 
contact  us . 

Respectfully  submitted, 

MINOT,  DeBLOIS  &  MADDISON,  INC. 


Richard  E.  Bonz 
President 


Pamela  S.  McKinney 
Consultant 
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SECTION  I 
EXECUTIVE  SUMMARY 


Introduction 


The  following  report  represents  an  analysis  of  market  and 
financial  factors  affecting  the  redevelopment  potentials  of  the 
East  Boston  Harborside  project  area.   The  goal  of  this  work 
effort  has  been  to  identify  those  specific  uses  which  could  be 
attracted  to  the  site,  the  rent  levels  implied  by  those  uses  and, 
recognizing  the  problems  inherent  in  the  site's  physical  charac- 
teristics and  location,  the  conditions  requisite  to  attracting 
development  to  the  project  area.   In  addition  to  examining  speci- 
fic market  potentials  we  have  subjected  the  development  concepts 
as  prepared  during  both  the  initial  Master  Planning  effort  and 
subsequent  redesign  phases  to  the  preliminary  tests  of  economic 
and  financial  feasibility.   One  of  the  principal  aims  has  been  to 
identify  the  extent  to  which  development  on  the  site,  allowing 
for  the  most  optimistic  of  market  assumptions,  can  cover  the 
extraordinary  premium  costs  associated  with  site  preparation, 
foundations  construction,  and  parking  construction. 

The  analyses  which  follow  serve  to  indicate  the  relationships 
which  exist  between  use,  development  massing  and  scale,  premium 
costs,  and  residual  land  value  (ability  to  cover  premium  costs). 
The  final  sections  of  the  report  examine  both  the  extent  to  which 
the  newest  development  schemes  prepared  by  project  architects  can 
support  development  premiums  and  the  Levels  of  public  support 
which  we  judge  will  likely  be  required  in  order  for  redevelopment 
of  the  East  Boston  Harborside  to  proceed. 
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The  balance  of  this  report  outlines  our  findings  and  conclu- 
sions. 

Development  Opportunities  and  Constraints 

The  East  Boston  Harborside  project  site  represents  one  of  the 
largest  remaining  parcel  assemblages  on  the  Boston  inner  harbor 
waterfront.   In  total  it  contains  25.4  acres  of  buildable  area 
including  5.4  acres  of  useable  pier  and  20  acres  of  land  fill. 
The  site  currently  supports  five  piers,  all  of  which  are  in 
substantial  need  of  repair.   Pier  1  is  the  largest  of  these  and 
has  been  improved  with  a  terminal  shed  containing  approximately 
180,000  square  feet  of  space.   It  is  judged  that  any  successful 
redevelopment  scheme  for  the  East  Boston  Harborside  will  require 
the  demolition  and  removal  of  existing  derelict  piers.   The  site 
areas  described  above  take  this  into  consideration,  and  only  the 
acreage  represented  by  Pier  1  has  been  referenced. 

The  property  enjoys  spectacular  waterfront  location,  high 
visibility  from  both  downtown  Boston  and  Logan  Airport,  and 
enjoys  the  advantages  of  consolidated  ownership  control.   Despite 
these  positive  development  characteristics,  the  property  has  some 
distinct  problems  with  respect  to  access,  current  market  percep- 
tions, and  physical  site  conditions.   Given  these  factors,  we 
judge  that  there  are  several  conditions  which  must  be  met  before 
the  development  of  the  East  Boston  Harborside  site  can  occur. 
The  following  table  serves  to  set  forth  the  major  assumptions  and 
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conditions  upon  which  all  of  the  subsequent  discussions  of  devel- 
opment potential  contained  in  this  report  are  based. 

As  indicated,  of  principal  importance  is  the  timely 
establishment  of  transportation  linkages  between  the  site  and 
downtown  Boston,  Logan  Airport,  and  the  major  arterial  highway 
network.   In  conjunction  with  this  roadway  improvement  must  come 
a  general  upgrading  of  major  gateways  to  the  site  and  continued 
improvement  of  the  visual  character  of  the  local  environs. 

With  respect  to  market  conditions,  major  assumptions  upon 
which  our  analyses  are  based  place  the  site  in  direct  competition 
for  office  space  with  suburban  office  park  developments  and  in 
direct  competition  for  residential  development  with  projects  such 
as  those  found  in  the  Back  Bay,  downtown,  and  the  Boston 
Waterfront.   In  order  to  compete  successfully  with  these  market 
alternatives,  any  development  of  the  site  must  offer  comparable 
product  characteriatics .   Of  principal  importance  to  the  site's 
ability  to  compete  with  suburban  office  parks  will  be  the  provi- 
sion of  adequate  parking.   We  have  assumed  that  in  order  to 
market  office  space  successfully,  initial  phases  of  development 
will  require  parking  at  a  ratio  of  approximately  3.5  spaces  per 
thousand  square  feet  of  built  office  space.   While  this  repre- 
sents an  inordinate  amount  of  parking  in  the  context  of  an  inner 
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MAJOR  ASSUMPTIONS  AND  CONDITIONS 
REQUISITE  FOR  SUCESS  OF  EAST  BOSTON  HARBORSIDE  REDEVELOPMENT 


ACCESS 


-  Direct  roadway  linkage  to  Logan  Airport  will  be  provided 

-  Direct  roadway  linkage  to  the  major  arterial  highway  system 
wi  II  be  es  t abl i  shed 

-  Water  access  to  Downtown  Boston  via  water  tazi  or  ferry  will 
become  a  r  ea  I  i  t  y 


ENVIRONS 


MARKET 


-  Visual  character  of  local  environs  will  continue  to  improve 

-  Consumer  facilities  will  continue  to  be  more  available  in 
Marverick  Square 


-  Costs  of  redevelopment  will  be  high  and  thus  development 
will  have  to  target  high  priced  markets  as  outlined  below 

-  Confidence  in  an  ability  to  target  a  high  priced  market 
assumes  that  the  project  site  will  come  to  be  perceived  as 
the  last,  large,  highly  desireable,  assemblage  available  on 
the  Boston  waterfront 

-  Office  market  will  continue  to  perceive  E.  Boston  as 
competitive  with  Cambridge  and  other  suburban  locations 

-  Parking  at  levels  commensurate  with  a  suburban  standard 
will  be  provided  to  serve  developed  office  space 

-  Condominium  market  will  grow  and  will  continue  to  pay  a  high 
premium  for  waterfront  location 

-  Visual  character  and  image  of  entire  project  site  will  be 
dramatically  altered  through  the  front-end  demolishion  and 
removal  of  derelict  piers  and  extensive  site  improvement 

-  Other  precedent  setting  waterfront  developments  now  m 
progress  or  planned  are  sucessful 

LEGAL  S  POLITICAL 

-  Condominium  statute  will  be  rewritten  to  permit  development 
of  condominiums  on  leased  land 

-  Proposed  developement  program  will  be  supported  by  the 
communi  t  y 

-  A  satisfactory  disposition  agreement  between  Massport  and  a 
selected  developer  will  be  negotiated 


DEVELOPMENT 

-  No  developement  will  likely  be  possible  until  all  above 
conditions  have  been  met 

-  Development  must  be  of  sufficient  site  to  establish  site 
credibility  -  not  less  than  700,000  sf 

-  A  mis  of  uses  will  be  required  to  ensure  a  reasonable 
absorption  pace  and  the  timely  establishment  of  the 
project's  critical  mass 

-  Subsidy  to  fund  extraordinary  costs  above  those  which  are 
typically  supported  in  the  market  can  be  obtained 

-  Estimate  development  onset  no  earlier  than  late  1980's  to 
early  19?0  '  s 
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city  urban  location,  we  judge  that  this  would  be  necessary  at 
least  in  the  early  stages  of  the  development  in  order  to  attract 
a  tenancy  which  would  otherwise  find  suburban  locations  attrac- 
tive. 

Of  principal  importance  to  any  residential  development  of  the 
site  is  the  need  to  transform  dramatically  the  visual  image  and 
character  of  the  project  area  into  an  aesthetically  pleasing, 
secure,  clean,  and  convenient  place  to  live.   We  judge  that  this 
transformation  will  necessitate,  for  example,  substantial 
landscaping,  site  improvement,  and  removal  of  derelict  piers  as  a 
precedent  to  even  a  first  phase  of  residential  development. 
Without  this  kind  of  front-end  investment,  we  judge  that  high 

priced  residential  units  will  be  impossible  to  market. 

f 

Implicit  in  all  market  assumptions  for  redevelopment  of  the 
East  Boston  Harborside  is  the  targeting  of  high  priced  markets 
both  for  commercial  and  for  residential  tenancies.   Because  the 
costs  of  development,  given  extraordinary  site  conditions,  are 
high,  the  income  required  to  support  development  must  be  high. 
Our  confidence  in  an  ability  to  target  a  high  priced  market  comes 
in  part  because  the  project  site  will  in  our  judgement  come  to  be 
perceived  as  the  last,  large,  highly  desirable  assemblage 
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available  on  the  Boston  waterfront  and  assumes  that  other  prece- 
dence setting  waterfront  developments  now  in  progress  or  planned 
will  be  successful. 

Aside  from  the  market  and  physical  aspects  of  redevelopment, 
there  are  certain  legal  and  political  issues  which  will  have  to 
be  dealt  with  in  order  for  development  to  proceed.   First,  we 
judge  that  any  attempt  to  construct  residential  condominiums  on 
the  site  will  require  that  the  Commonwealth's  condominium  statute 
be  rewritten  to  permit  the  development  of  condominiums  on  leased 
land.   Under  the  current  interpretation  of  the  law,  title 
insurance  companies  have  refused  to  grant  title  insurance  for 
ground  leased  condominium  projects,  and  it  has  thus  been 
impossible  to  secure  financing  for  development  of  this  sort. 
Finally,  but  perhaps  of  most  critical  importance,  is  the  assump- 
tion that  the  proposed  development  program  for  the  East  Boston 
Harborside  can  be  supported  by  both  the  East  Boston  community  and 
by  Massport. 

In  summary,  we  judge  that  no  redevelopment  of  the  East  Boston 
Harborside  will  be  possible  until  all  of  the  issues  discussed  to 
this  point  have  been  addressed.   It  seems  likely  that  the 
earliest  point  at  which  development  might  commence  would  not  be 
before  the  late  1980s  and  could  conceivably  be  as  far  into  the 
future  as  1990. 
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Having  framed  the  major  assumptions  and  conditions  requisite 
for  the  success  of  any  East  Boston  Harborside  redevelopment  plan, 
the  balance  of  the  report  serves  to  summarize  the  major  market, 
financial,  and  programmatic  analyses  undertaken  in  this  work 
effort. 

Market  Issues 

As  shown  in  the  following  table,  we  have  examined  several 
alternative  development  uses  for  the  East  Boston  Harborside  in  an 
effort  to  establish  estimates  with  respect  to  potential  absorp- 
tion rates,  supportable  rent  levels,  and  supportable  development 
costs . 

Major  market  findings  include  the  following: 

°        Office  space  commensurate  with  a  suburban  product  standard 
could  be  supported  by  the  site  at  rents  comparable  to  those 
found  in  analogus  Cambridge  or  Quincy  locations. 

°        Residential  condominiums  comparable  in  price  to  luxury  Back 
Bay,  Beacon  Hill,  and  Boston  waterfront  projects  could  be 
supported. 

"    Industrial  space  comparable  in  price  and  product  to  a  subur- 
ban R&D  standard  could  be  attracted  to  the  site. 

**    Rental  apartment  units  comparable  in  price  and  targeted 

tenancy  to  downtown  and  waterfront  developments  would  find 
the  site  desirable. 

"    Hotel/Boatel  development  is  not  judged  to  be  capable  of 

generating  the  year-round  occupancy  levels  needed  for  success, 

°  Retail  development  of  a  scale  sufficient  to  support  the  imme- 
diate convenience  needs  of  other  development  components  could 
be  successful. 
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"    Restaurants  space  capitalizing  on  the  unique  waterfront  loca- 
tion and  drawing  support  from  other  commercial,  residential, 
and  marina  components  of  the  development  could  be  successful. 

"    Marina  development  could  easily  be  supported  in  this  location 
by  the  market  and  would  lend  ambiance  and  image  in  the  sup- 
port of  other  development  on  the  site. 

°        Public/non-profit  uses  such  a  community  center  or  museum 
could  be  successful  provided  that  no  other  portion  of  the 
development  is  called  upon  to  subsidize  their  construction  or 
operation . 

°        A  mix  of  compatible  uses  will  likely  be  the  only  program  of 
development  which  can  assure  a  reasonable  absorption  pace  and 
the  timely  establishment  of  the  project's  critical  mass. 

°    We  judge  that  the  most  compatible  and  supportable  mix  of  uses 
for  the  redevelopment  of  the  site  would  include  commercial 
office  space,  residential  condominiums,  marina  and  related 
marine  facilities,  ancillary  restaurants/retail,  and 
publ ic/ non-prof  it . 

°        The  critical  mass  required  to  give  any  development  the  credi- 
bility needed  for  marketing  is  not  less  than  700,000  square 
feet. 

°        A  mixed  use  program  containing  the  minimum  critical  mass  of 
700,000  square  feet  could  be  constructed  over  a  three-  to 
four-year  timeframe  provided  that  the  initial  phase  of  work 
included  all  site  preparation  and  improvement  activities, 
marina  development,  and  the  construction  of  at  least  three  to 
four  hundred  square  feet  of  primary  development  uses . 

°        Development  of  any  kind  will  likely  not  be  possible  until 
late  in  the  1980s  or  early  in  the  1990s  when  conditions 
discussed  in  the  previous  section  of  this  report  have  been 
met. 

Specific  data  in  support  of  these  findings  are  located  in  the 

addenda  of  this  report. 
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PROJECT 
EXHIBIT 
DATE 


EAST  BOSTON  HiSBORSIDE 
MARKET  SUWURT  -  BT  USE 
7/1S/I3 


USE 


OFFICE   CONDOHIKIUN  INDUSTRIAL   AFART71ENT 


OEVELOPHENT  CRITERIA 

HIHIHUN  FIRST  PHASE  SF 

istooo 

ISOOOO 

ISOOOO 

200000 

SUBSEQUENT  TEAR  ABSORPTION 

ISOOOO 

7S000 

7S000 

ISOOOO 

FARXIHC  SEQUIREMEKT/IOOO  SF 

3. SO 

too 

3.00 

1.00 

SUPPORTABLE  DEVELOPNEIfr  COSTS 

BASE  BUILDING  C05T/SF  BLDC 

107.50 

140.00 

3(00 

104.50 

FAUINC  COST/SF  BLDC 

2.  SO 

30.00 

I. SO 

0.30 

SITE  PREPARATION  COST/SF  BLOG 

IS. 00 

10.00 

7.50 

5.00 

TOTAL 

IZS.OO 

110.00 

45.00 

110.00 

INCOHE/EXPENSE  LEVELS 

SALE/RENT  LEVEL  /SF  01  /UNIT 

22.  SO 

110000 

i.OO 

17. 2S 

REKTAL  BASIS                ^ 

CROSS 

NA 

NET 

CROSS 

OPERATING  COSTS  /SF  OR  /UNIT 

s.ts 

s.so 

.15 

5.25 

NOTES 


SUPPORT  FOR  CONCLUSIONS  HICHLICHTED  ABOVE  ARE  CONTAINED  IN  THE  ADDENDA  OF  THIS 
REPORT 


SOURCE 


HDM  FIELD  SURVEYS,  AND  PROFORHA  COST  AND  OPERATING  ANALYSES 
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Financial  Issues 

As  indicated  on  the  table  on  page    ,  we  have  subjected  each 
of  the  development  uses  examined  to  the  preliminary  tests  of  eco- 
nomic and  financial  feasibility.   Through  proforma  development 
and  operating  cost  analyses  we  have  identified  the  base  costs  of 
development  for  each  use  and  the  income  levels  required  to  sup- 
port those  costs.   One  of  the  primary  aims  of  this  phase  of  work 
has  been  to  establish  the  extent  to  which  each  development  use 
can  be  expected  to  support  extraordinary  development  premiums 
detailed  in  the  next  section  of  this  executive  summary.   The 
basic  results  of  our  financial  proforma  analyses  are  summarized 
below. 


Office  space  can  be  developed  for  a  base  building  cost  of 

approximately  $107.50  per  square  foot  with  supportable  costs 

for  parking  and  site  preparation  estimated  to  total  an  addi- 
tional $17.50  per  square  foot. 

The  base  building  costs  for  condominium  construction  have 
been  estimated  to  total  approximately  $140.00  per  square  foot 
with  supportable  parking  and  site  preparation  costs  adding  an 
additional  $40.00  per  square  foot  to  the  supportable  develop- 
ment cost. 

Industrial  space  in  our  judgement  can  be  developed  for 
approximately  $36.00  per  square  foot  of  building  and  can  sup- 
port an  additional  $9.00  per  square  foot  in  parking  and  site 
preparation  costs . 

Apartment  uses  can  support  some  $104.50  per  square  foot  of 
base  building  cost  plus  an  additional  $5.50  per  square  foot 
in  parking  and  site  preparation. 

Office  rents  required  to  support  the  development  have  been 
estimated  at  approximately  $22.50  per  square  foot  of  rentable 
area . 
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Condominium  sale  prices  required  to  support  development  costs 
have  been  estimated  at  approximately  $180,000  per  unit  the 
equivalent  of  roughly  $180.00  per  square  foot. 

Industrial  rents  required  to  support  development  have  been 
estimated  at  $6.00  per  square  foot  and  have  been  quoted  on  a 
triple  net  basis. 

Apartment  rents  required  to  support  development  have  been 
estimated  at  $17.25  per  square  foot  of  living  area  or  the 
equivalent  of  approximately  $1,300  per  unit  per  month. 

Operating  proformas  for  all  development  uses  examined  include 
a  consideration  for  annual  ground  lease  payment  of  approxima- 
tely $1.50  per  square  foot  of  building  area. 

"  In  our  judgement  both  office  and  residential  condominium  uses 
appear  to  have  the  greatest  capacity  for  supporting  both  base 
and  extraordinary  development  costs. 

Proforma  analyses  for  all  uses  are  contained  in  the  addenda 

of  this  report. 

Development  Premium  Issues 

I 

The  issues  outlined  below  serve  to  identify  the  specific 
development  premiums  associated  with  extraordinary  site  prepara- 
tion costs,  landfill  foundation  penalties,  and  parking  construc- 
tion costs.   The  relationship  between  premium  costs  to  be  covered 
and  the  individual  ability  of  various  development  uses  to  fund 
those  premiums  has  some  specific  implications  with  respect  to 
appropriate  development  use  mixes,  scale,  density,  and  phasing. 

"    In  total,  some  $11  million  in  site  preparation  will  be 

required  prior  to  the  onset  of  development.   This  represents 
a  fixed  cost  for  Pier  1  and  for  the  repair,  demolition,  and 
re-moval  of  derelict  piers,  seawall  repair,  and  the  grading 
of  the  landfill  site  to  meet  flood  hazard  requirements. 
Because  these  costs  are  fixed,  the  cost  per  square 
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foot  of  buildable  area  incurred  declines  as  the  amount  of 
built  space  increases. 

"    Building  foundation  premiums  associated  with  any  construction 
on  the  19  acre  landfill  area  of  the  site  have  been  estimated 
at  approximately  $50.00  per  square  foot  of  building  footprint 
constructed.   Clearly  the  cost  per  square  foot  of  buildable 
area  is  a  function  of  building  coverage,  and  building  height. 
The  taller  the  building  and  more  compact  the  footprint,  the 
lower  the  cost,  conversely  the  same  amount  of  space 
constructed  in  lower  buildings  would  cover  more  land  area  and 
thus  incur  higher  cost. 

°        Because  the  market  for  office,  industrial  and  residential 
apartment  uses  is  not  accustomed  to  paying  for  structured 
parking  spaces,  any  costs  incurred  to  provide  these  facili- 
ties represent  an  extraordinary  development  cost  premium. 
Residential  condominiums  are  typically  sold  to  include  at 
least  one  structured  parking  space  and  thus  the  income  from 
development  of  these  units  is  sufficient  to  cover  any 
required  structured  parking  construction.   Clearly,  for 
office  uses,  for  example,  the  parking  cost  premiums  decline 
as  more  of  the  required  parking  spaces  are  placed  in  surface 
lots  and  less  is  placed  in  parking  garages.   Because  office 
parking  requirements  are  high  at  a  level  designed  to  allow 
the  site  to  be  competitive  with  suburban  office  alternatives, 
it  quickly  becomes  clear  that  even  with  small  amounts  of 
office  construction,  this  site  could  become  nothing  more  than 
a  hugh  parking  lot  if  all  necessary  spaces  are  indeed  placed 
in  surface  lots.   In  any  development  program  which  con- 
templates office  space  as  a  primary  program  element,  a 
balance  between  surface  and  structured  spaces  must  be 
achieved  which  minimizes  parking  penalty  yet  recognizes  that 
the  entire  marketing  of  the  development  can  be  placed  at  risk 
if  too  much  of  the  undeveloped  land  area  is  committed  to 
parking  uses . 

The  following  graphs  serve  to  illustrate  the  relationships 
which  exist  between  the  cost  elements  described  above,  the  abi- 
lity of  various  uses  to  support  those  costs  and  the  implications 
with  respect  to  building  density  and  scale.   The  tables  from 
which  these  graphs  were  prepared  are  contained  in  the  addenda  of 
this  report. 
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Analysis  of  Revised  Redevelopment  Schemes  1  through  5^ 

As  a  result  of  our  early  analysis  of  masterplan  maximum  and 
minimum  redevelopment  schemes  fom  the  East  Boston  Harborside  site 
it  was  determined  that  neither  alternative  could  be  deemed  reaso- 
nable in  light  of  the  penalty  costs  associated  with  each  scheme. 
Under  a  maximum  redevelopment  program  which  called  for  the 
construction  of  nearly  1.7  million  square  feet  of  commercial, 
residential,  and  industrial  space,  both  the  issues  of  parking  and 
the  cost  requirements  for  constructing  nearly  ten  acres  of  new 
pier  and  floating  platform  resulted  in  net  deficits  from  develop- 
ment which  we  judged  to  be  far  in  excess  of  what  could  reasonably 
be  raised  through  subsidies.   Under  the  minimum  masterplan  the 
level  of  general  site  preparation  costs  combined  with  low  level 
utilization  of  the  property  produced  an  unworkable  net  result. 

A  revised  redevelopment  scheme  for  the  property  has  been 
derived  on  the  basis  of  our  evaluation  of  market  conditions, 
thorough  penalty  cost  assessments,  and  clearly  some  fairly  opti- 
mistic assumptions  with  respect  to  the  provision  of  improved 
access,  etc.   Under  each  of  the  redevelopment  schemes  outlined  on 
the  following  table,  the  development  program  calls  for  the 
construction  of  roughly  370,000  square  feet  of  commercial 
office/retail  space,  330,000  of  residential  condominium  develop- 
ment, some  14,000  square  feet  of  marina  building  and  related 
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space,  some  14,000  square  feet  of  other  fishing  industry  related 
space,  8,000  square  feet  of  public  meeting  space,  and  3,000 
square  feet  of  museum  space.   In  total,  the  primary  development 
uses  constitute  700,000  square  feet  of  development,  and  the 
overall  program  calls  for  the  construction  of  nearly  740,000 
square  feet.   The  principal  factors  which  led  to  the  development 
program  as  currently  conceived  are  outlined  below. 

"    The  minimum  development  square  footage  required  for  success- 
ful establishment  of  development  credibility  is  estimated  to 
be  700,000  square  feet.   To  construct  substantially  more 
space  than  this  results  in  a  massive  requirement  for  subsidy, 
a  condition  which  we  have  attempted  to  minimize. 

°    A  mixed  use  development  of  the  site  in  our  judgement  repre- 
sents the  most  reasonable  development  approach. 

"        Office  and  residential  condominium  uses  represent  the  most 
compatible  of  primary  uses  examined,  produce  the  highest 
revenues,  and  are  capable  of  supporting  the  largest  amounts 
of  development  penalty. 

"   Marina  and  restaurant  uses  are  deemed  necessary  in  order  to 
enhance  the  marketability  of  both  office  and  residential 
uses  . 

°        Fishing  industry  space  and  public/non-profit  space  has  been 
included  under  all  development  schemes,  but  it  is  assumed 
that  all  of  these  uses  can  be  constructed  and  operated 
without  additional  subsidy. 

Other  issues  affecting  the  preparation  of  the  revised  rede- 
velopment program  include  both  the  areas  of  design  and  cost.   As 
shown  in  the  following  sketch  plans ,  all  of  the  redevelopment 
schemes  call  for  the  construction  of  residential  development  on 
Pier  1  where  most  advantage  can  be  taken  of  waterfront  location; 
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the  development  of  all  commercial  space  on  landfill  immediately 
to  the  rear  of  Pier  1;  the  development  of  marina  and  related 
space  at  the  end  of  a  modestly  renovated  Pier  4;  the  construction 
of  fishing  industry  space  on  landfill  nearest  the  Pier  5  end  of 
the  site;  and  community  center  and  museum  space  on  the  waterfront 
adjacent  to  residential  and  commercial  development  components. 
Factors  leading  to  these  locational  decisions  are  outlined  below. 

°    Residential  uses  are  judged  to  benefit  most  from  "on  the 
waterfront"  location. 

°    Primary  development  uses  should  be  grouped  together  at  one 
end  of  the  site  in  order  to  create  the  strongest  development 
image  possible.   For  this  reason,  it  was  judged  that  commer- 
cial space  would  be  best  located  to  the  rear  of  Pier  1  on 
landfill  where  it  could  also  enjoy  close  proximity  to  public 
transportation  and  to  roadway  linkages  likely  to  be 
established  along  the  existing  rail  right-of-way.   It  was 
judged  that  museum  and  community  meeting  space  should  also  be 
located  at  this  end  of  the  site  in  order  to  capitalize  on  the 
best  possible  transportation  linkages. 

"    Marina  and  restaurant  space  also  needs  an  "on  the  waterfront" 
location  and  was  thus  best  located  in  the  central  portion  of 
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the  site  adjacent  to  proposed  new  marina  berths  and  at  the 
end  of  the  renovated  Pier  4. 

°    Fishing  industry  space  by  virtue  of  its  need  for  berthing  and 
by  virtue  of  its  "industrial"  orientation  was  judged  best 
located  adjacent  to  marina  facilities  on  the  existing 
industrial  edge  of  the  site. 

The  treatment  of  commercial  parking  spaces  represents  the 
single  differentiation  among  redevelopment  schemes  examined. 
Under  Scheme  1,  all  non-residential  parking  was  assumed  to  be 
constructed  in  surface  lots.   As  such,  no  penalty  for  structured 
parking  construction  is  experienced  under  this  scheme.   The  only 
development  penalties  which  must  be  covered  are  those  relating  to 
site  preparation  and  building  foundations  construction.   Under 
this  scheme,  and  under  all  schemes,  the  development  program  as 
outlined  above  is  capable  of  supporting  some  $9.2  million  in 
extraordinary  site  premiums.   The  total  Scheme  1  penalty  to  be 
funded  by  development  has  been  estimated  at  $15  million.   This 
leaves  a  net  short  fall  of  roughly  $5.8  million. 

Under  Scheme  2,  it  has  been  assumed  that  approximately  220 
parking  spaces  would  be  placed  in  structures  located  under  the 
proposed  office  development.   In  this  way,  no  additional  penalty 
for  buildings  foundations  is  incurred;  however,  an  additional 
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$12,000  per  space  for  the  construction  of  these  parking  facili- 
ties must  be  born  by  the  development.   Under  Scheme  2,  the  total 
penalty  for  development  has  been  estimated  at  approximately  $17.6 
million,  resulting  in  a  net  short  fall  above  the  $9.2  million  in 
supportable  premiums  of  approximately  $8.4  million. 

Under  Scheme  3,  it  has  been  assumed  that  400  of  the  required 
commercial  parking  spaces  would  be  placed  in  structured  garages , 
again  located  beneath  proposed  office  development.   The  effect  of 
this  is  to  increase  the  total  penalty  cost  of  development  to 
nearly  $20  million.   The  result  is  a  net  short  fall  of  roughly 
$10.5  million. 

Under  Scheme  4,  it  has  been  assumed  that  880  of  the  required 
commercial  spaces  would  be  garaged  in  structures  again  located 
beneath  proposed  office  space.   This  number  of  spaces  requires  an 
increase  in  the  size  of  the  building  footprint  and  therefore  the 
increase  in  penalty  costs  is  felt  not  only  in  the  construction  of 
parking  but  also  in  the  construction  of  additional  building  foun- 
dation.  Under  this  scheme  it  has  been  estimated  that  the  total 
development  premiums  will  approach  $22.5  million,  resulting  in  a 
net  short  fall  of  approximately  $13.3  million. 
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Under  Scheme  5,  it  has  been  assumed  that  all  commercial 
parking  spaces  would  be  placed  in  underground  garages  beneath  the 
office  space  served.   This  amounts  to  approximately  1,100  parking 
spaces  and  produces  a  total  development  premium  of  some  $26.6 
million,  a  net  short  fall  above  supportable  premiums  of  approxi- 
mately $17.5  million.   The  following  table  serves  to  outline  each 
scheme  in  more  detail. 

From  a  design  and  marketing  point  of  view,  the  most  desirable 
of  these  schemes  places  as  much  parking  in  underground  structures 
as  possible,  allowing  for  more  open  space  and  more  apealing 
access  to  the  waterfront.   From  a  cost  point  of  view,  however, 
surface  parking  represents  the  least  expensive  solution  to  the 
parking  question.   Care  must  be  taken  in  establishing  a  preferred 
program  for  the  site  to  assure  that  a  balance  between  both  cost 
and  design/market  issues  is  achieved. 

Conclusions 

In  summary,  the  time  horizon  for  the  redevelopment  of  the  East 
Boston  Harborside  is  in  our  judgement  approximately  five  to  ten 
years  away.   Several  conditions  must  be  met  before  the  redevelop- 
ment of  the  site  can  be  made  feasible  from  market  or  economic 
viewpoints,  and  further,  under  any  circumstances,  the  redevelop- 
ment of  the  East  Boston  Harborside  will  be  an  expensive  proposi- 
tion . 
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Subsidy  in  an  amount  ranging  between  $10  and  $20  million 
depending  on  the  development  approach  will  in  all  likelihood  be 
required  to  fund  extraordinary  costs  associated  with  the  site. 

We  judge,  however,  that  if  the  conditions  outlined  in  the 
first  section  of  this  report  can  be  met,  there  are  viable  devel- 
opment schemes  for  the  site  which  can  minimize  subsidy  require- 
ments and  at  the  same  time  produce  development  sufficient  to  meet 
the  goals  and  objectives  for  both  the  community  and  for  Massport. 
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DEVELOPMENT  ANALYSIS 

EAST  BOSTON  HARBORS  IDE 

RENTAL  OFFICE  SPACE  ALTERNATIVE 


NEW  BUILDING  CHARACTERISTICS 
CROSS  AREA  (SF) 
NET  AREA  (SF) 
EFFICIENCY  RATIO  (*> 


100000 

90000 

0  90 


PARKING  REQUIREMENTS 

PARKING  SPACES  REQUIRED 
SURFACE  PARKING  AREA 


315 

110250 


DEVELOPMENT  ANALYSIS 

EAST  BOSTON  HARBORS  IDE 

RENTAL  OFFICE  SPACE  ALTERNATIVE 


COST  ELEMENT 


UNITS 


AMOUNT 


TOTAL   5/SQ  FT  <k   TOTAL 


SITE  COSTS 
LAND 
ZONING 

SPEC  CONSULT. 
LEGAL 

SUBTOTAL 


100000 


15 


00 
0 
0 


1500000 
0 
0 
0 


ISOOOOO 


15  00 
0  00 
0  .  00 
0  .  00 


15.00 


0  .  12 
0  .00 
0  00 
0  00 


0.12 


CONSTRUCTION 

NEW  CONSTRUCTION 

PARKING 

LANDSCAPE 

SUBTOTAL 


100000 
1  10250 


70 

50 

0 


7000000 
275625 
100000 


7375425 


70  00 
2  .  76 
1  00 


73  .76 


0  .  57 
0  02 
0  01 


0.  60 


DESIGN-ENGINEERING 

ARCHITECT-ENG      7375625 
OTHER  CONSULTANT   7375625 

SUBTOTAL 


.05 
0025 


368781 
18439 


387220 


3  69 
0  18 


3  87 


0  03 
0  00 


0  03 


FINANCE 

CONSTR  TIME 
CONSTR  LOAN  AMT 
CONSTR  LOAN  RATE 
CONSTH  LOAN  INT 
CONSTH  LOAN  PTS 
CONSTR  LOAN  FEES 
APPRAISL-ENG  FEE 
END  LOAN  FEES 
END  LOAN  BUYDOVN 
TITLE  INSURANCE 

SUBTOTAL 


18  MOS 
8312435  TOTAL 
14  00  %  INT 

1  50 
0.  SO 


0 
0 

oous 


872806 

124687 

41562 

sooo 

0 
0 

9559 


73 
25 
42 
05 
00 
00 
10 


07 
01 
00 
00 
00 
00 
00 


lOSSiM 


10.34 


0.09 
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DEVELOPMENT  ANALYSIS 

EAST  BOSTON  HARBORSIDE 

RENTAL  OFFICE  SPACE  ALTERNATIVE 


COST  ELEMENT 


UNITS    AMOUNT 


TOTAL   S/SQ  FT   *  TOTAL 


DEVELOPMENT  COSTS 
TAX /GROUND  RENT 
INSURANCE 
LEGAL/AUDIT 
MISC  DEVELOPMENT 
OTHER 


2U000 
7375425 


1  88 
.  002 


405000 

22127 

SSOOO 

7500 

0 


4  .  05 
0.  22 
0  .  55 
0  .  08 
0.00 


SUBTOTAL 


330000 


3  .  30 


0  .  03 
0  DO 
0  .  00 
0  .00 
0  .  00 


SUBTOTAL 

489427 

4 

90 

0 

04 

RKETING  COSTS 

PROMOTION 

100000 

1  .00 

100000 

1 

.00 

0 

.  01 

LEASE-UP 

100000 

2  .  00 

200000 

2 

00 

0 

.02 

OTHER 

0.  10 

30000 

0 

.  30 

0 

00 

0  03 


SUBTOTAL  PROJECT  COSTS 


11134084 


111.34 


0  91 


DEVELOPER  OH-PROFIT 


05 


554804 


5  57 


0  .05 


CONTINGENCY 


11134084 


.05    554804 


5  .  57 


0.  05 


TOTAL  PROJECT  COST 


12249494 


122.50 


1  .00 


BREAK-EVEN  5/NSF 
BREAK-EVEN  WCSF 


134  11 
122.50 
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DEVELOPMENT  ANALYSIS 
EAST  BOSTON  HARBOHSIDE 
RENTAL  OFFICE  SPACE  ALTERNATIVE 


SUPPORTABLE  MORTGAGE 

NET  OPERATING  INCOME  1242U9 

DEBT  COVERAGE  RATIO  121 


SUPPORTABLE  DEBT  SERVICE  1026586 

MORTGAGE  CONSTANT  (12  %  FOR  30  YRS)       .1235 


SUPPORTABLE  MORTGAGE  8312435 


DEVELOPMENT  ANALYSIS 
EAST  BOSTON  HARBORS  IDE 
RENTAL  OFFICE  SPACE  ALTERNATIVE 


INVESTMENT  RETURN 


EQUITY  REQUIREMENTS 
TOTAL  DEVELOPMENT  COST  12249694 

SUPPORTABLE  MORTGAGE  -8312435 


GROSS  EQUITY  3937259 

LESS  CONTRIBUTION  q 


NET  EQUITY  REQUIREMENT  3937259 

BEFORE-TAX  ANALYSIS 

NET  OPERATING  INCOME  1242169 

DEBT  SERVICE  -1026586 


CASH  RETURN  (AVG  ANNUAL)  215583 

AMORTIZATION  ADJUSTMENT  10779 

DEEPRECIATION  ADJUSTMENT  -720406 


ADJUSTED  TAXABLE  INCOME  -494044 

AFTER-TAX  ANALYSIS 

CASH  RETURN  (AVG  ANNUAL)  215583 

AFTER-TAX  LOSS  VALUE  (9  50  %)           247022 


AFTER-TAX  RETURN  462605 

AFTER-TAX  RETURN  ON  NET  EQUITY  0  12 
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DEVELOPMENT  ANALYSIS 
EAST  BOSTON  HARBORSIDE 
RENTAL  OFFICE  SPACE  ALTERNATIVE 


ELEMENT       UNITS      5AMT     TOTAL   %EC  INC     5/NSF     S/GSF 


POTENTIAL  GROSS  INCOME 

NEW          90000     22.50  2025000  1.05  22.50  20.25 

PARKING          0      0.00  0  0.00  0.00  0.00 

OTHER            0      0.00  0  0.00  0.00  0.00 


TOTAL  2025000  1.05  22.50  2025 

VACANCY/COLLECTION  LOSS  101250  0  05  1.13  1.01 

EFFECTIVE  GROSS  INCOME  1923750  1.00  21.38  'l9~24 

FIXED  EXPENSE 

TAX/RENT     90000      3.75  337500  0  18  3  75  3  38 

INSURANC     90000      0  18  1S750  0  01  0  18  0  16 


SUBTOTAL  353250      0.18      3  93 


3.53 


VARIABLE  EXPENSE 

ENERGY       90000  1  25  112500  0.06  1  25  1.13 

REP/MAIN     90000  1  00  90000  0  05  1  00  0  90 

CLEANING     90000  0  65  58500  0  03  0  65  0  59 

MANAGEMN   1923750  0  04  67331  0  04  0  75  0  67 


SUBTOTAL  328331      Q.17      3  65      3  28 


NET  OPERATING  COST  681581      0  35      7  57      6  82 

NET  OPERATING  INCOME  1242169      0  65     13  80     12  42 
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DEVELOPMENT  ANALYSIS 

EAST  BOSTON  HARBORSIDE 

RESIDENTIAL  CONDOMINIUM  ALTERNATIVE 


BUYER  PROSPECTIVE 

TYPICAL  UNIT  CHARACTERISTICS 

UNIT  SIZE  (NET  SF)  9S0 

PURCHASE  PRICE  179552 

PRICE  PER  NET  SF  189 .00 

TYPICAL  FINANCING  COSTS 

MORTGAGE  (9  80%  OF  PURCHASE  PRICE)  143442 

MORTGAGE  CONSTANT  (9  14  *  FOR  30  YRS)  1421846 


ANNUAL  MORTGAGE  PAYMENT  20  42  4 

MONTHLY  MORTGAGE  PAYMENT  1702 

TYPICAL  COST  OF  OPERATION 

FIXED  EXPENSES 

TAX/GROUND  RENT  3950 

INSURANCE  114 

VARIABLE  EXPENSES 

COMMON  AREA  CHARGES  1500 


TOTAL  ANNUAL  OPERATING  COST  5564 

MONTHLY  OPERATING  COST  464 

TYPICAL  COST  OF  CONDO  OWNERSHIP 

MONTHLY  COST  OF  FINANCE  1702 

MONTHLY  COST  OF  OPERATION  46  4 


MONTHLY  COST  OF  OWNERSHIP  2  166 

TAX  DEDUCTABLE  EXPENSES 

MORTGAGE  INTEREST  1676 

TAX /GROUND  RENT  32  9 


TOTAL  DEDUCTABLE  EXPENSES  2005 

TAX  SAVINGS  (9  401li  TAX  BRACKET)  802 

MONTHLY  RENT  EQUIVALENT  136  4 
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DEVELOPMENT  ANALYSIS 

EAST  BOSTON  HARBORSIDE 

RESIDENTIAL  CONDOMINIUM  ALTERNATIVE 


NEW  BUILDING  CHARACTERISTICS 
GROSS  AREA  (SF) 
NET  AREA  (SF) 
EFFICIENCY  RATIO  (%) 


100000 

9S000 

0  .70 


PARKING  REQUIREMENTS 

PARKING  SPACES  REQUIRED 
SURFACE  PARKING  AREA 


ISO 
17500 


DEVELOPMENT  ANALYSIS 

EAST  BOSTON  HARBORSIDE 

RESIDENTIAL  CONDOMINIUM  ALTERNATIVE 


DEVELOPMENT  PROGRAM 

TYPE 
TWO  BEDROOM  UNIT 


NUMBER 


H  UUIT 
MIX 


NET 
SQ  FT 


GROSS 
SQ  FT 


EST 
PRICE 


EST 
4/NSF 


100 
0 
0 
0 
0 


00 
00 
00 
00 
00 


95w 
0 
0 
0 
0 


1000 
0 
0 
0 
0 


179552 
0 
0 
0 
0 


189 


00 
0 
0 
0 
0 


SUBTOTAL 


100 


1  .  00 


95000 


100000 


179552 


189  00 
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DEVELOPMENT  ANALYSIS 

EAST  BOSTON  HARBORS  IDE 

RESIDENTIAL  CONDOMINIUM  ALTERNATIVE 


COST  ELEMENT 


UNITS    AMOUNT     TOTAL   %  TOTAL 


S/UNIT 


5/CSF 


SITE  COSTS 
LAND 
ZONING 

SPEC  CONSULT. 
LEGAL 

SUBTOTAL 


100000     10.00  1000000  0.0&  lOOCO  10.00 

0  0  0.00  0  0.00 

0  0  0.00  0  0  .  00 

0  0  0.00  0  000 


1000000 


0  .06 


10000 


10  .00 


CONSTRUCTION 

NEW  CONSTRUCTION  100000  85  8500000  0.47  85000  85  00 

PARKING  GARAGE  100  12000  1200000  0  07  12000  12.00 

PARKING  GRADE  17500  2.50  43750  0.00  438  0.44 

LANDSCAPE/AMENIT  100  1500  150000  0  01  1500  1.50 

SUBTOTAL  9893750  0.55  98938  98.94 


DESIGN-ENGINEERING 

ARCHITECT-ENG      9893750 
OTHER  CONSULTANT   9893750 

SUBTOTAL 


.0575 
.  0025 


5&8891 
24734 


593625 


0  03 
0  00 


0.03 


5689 
247 


5936 


5  .  69 
0  25 


5  .94 


FINANCE 

CONSTR  TIME 
CONSTR  LOAN  AMT 
CONSTR  LOAN  RATE 
CONSTR  LOAN  INT 
CONSTR  LOAN  PTS 
CONSTR  LOAN  FEES 
APPRAISL-ENG  FEE 
END  LOAN  FEES 
END  LOAN  BUYDQWN 
TITLE  INSURANCE 

SUBTOTAL 


18  MOS 
13592056  TOTAL 
14.00  %    I NT . 


1  .50 

0  50 

0 

0 

001  15 


1427166 

203881 

67960 

5000 

0 

0 

15631 


08 
01 
00 
00 
00 
00 
00 


14272 

2039 

680 

50 

0 

0 

136 


14 
2 
0 
0 
0 
0 
0 


27 
04 
68 
05 
00 
00 
1  6 


1719638 


0.10 


17196 


17  .20 
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DEVELOPMENT  ANALYSIS 

EAST  BOSTON  HARBORS  IDE 

RESIDENTIAL  CONDOMINIUM  ALTERNATIVE 


COST  ELEMENT 


UNITS 


AMOUNT 


TOTAL   %  TOTAL 


J/UNIT 


S/CSF 


DEVELOPMENT  COSTS 

TAX /GROUND  RENT 

100 

750 

75000 

0 

00 

750 

0 

75 

INSURANCE 

9893750 

.002 

29&81 

0 

00 

297 

0 

30 

LEGAL/AUDIT 

100 

750 

75000 

0 

00 

750 

0 

75 

OTHER 

9 

0 

0 

00 

0 

0 

00 

SUBTOTAL 

179<8l 

0 

01 

1797 

1 

80 

MARKETING  COSTS 
MODELS 

PROMOTION/OFFICE 
COMMISSIONS 

SUBTOTAL 


4 

100 
100 


25000 
1250 
2000 


100000 
125000 
200000 


425000 


0  01 
0  01 
0  01 


0  .  02 


1000 
1250 
2000 


4250 


1  .00 
1.25 

2  00 


4  25 


SUBTOTAL  PROJECT  COSTS 


1381U94      0  77    138117    138  12 


DEVELOPER  OH-PROFIT 


3452924      0.19     34529     34  5  3 


CONTINGENCY 


1381  1694 


15    490585      0  04      4906      4  91 


TOTAL  PROJECT  COST 


17955202      1 . 00    179552    179.55 
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DEVELOPMENT  ANALYSIS 

EAST  BOSTON  HARBORSIDE 

RESIDENTIAL  APARTMENT  ALTERNATIVE 


NEW  BUILDING  CHARACTERISTICS 
GROSS  AREA  (SF) 
NET  AREA  (SF) 
EFFICIENCY  RATIO  (*) 


100000 

90000 

0  .90 


PARKING  REQUIREMENTS 

PARKING  SPACES  REQUIRED 
SURFACE  PARKING  AREA 


ISO 
S2S00 


DEVELOPMENT  ANALYSIS 
EAST  BOSTON  HARBORSIDE 
RESIDENTIAL  APARTMENT  ALTERNATIVE 


DEVELOPMENT  PROGRAM 


%  UNIT 

NET 

CROSS 

EST 

EST 

TYPE 

NUMBER 

MIX 

SQ  FT 

30  FT 

PRICE 

5/NSF 

TWO  BEDROOM  UNIT 

100 

1  .  00 

900 

1000 

110593 

122  88 

0 

0.00 

0 

0 

0 

0 

0 

0  00 

0 

0 

0 

0 

0 

0  00 

0 

0 

0 

0 

0 

0  00 

0 

0 

0 

0 

SUBTOTAL 

100 

1  .  00 

90000 

100000 

1 

0  00 
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DEVELOPMENT  ANALYSIS 

EAST  BOSTON  HARBORSIDE 

RESIDENTIAL  APARTMENT  ALTERNATIVE 


COST  ELEMENT 


UNITS 


AMOUNT 


TOTAL  %   TOTAL 


5 /UN  IT 


5/GSF 


SITE  COSTS 
LAND 
ZONING 

SPEC  CONSULT. 
LEGAL 

SUBTOTAL 


100000 


S.OO 


500000 
0 
0 
0 


sooooo 


0.  OS 
0.00 
0.  00 
0.  00 


0  OS 


5000 
0 
0 
Q 


5000 


5.  00 
0.00 
0.00 
0  .00 


5  00 


CONSTRUCTION 
STRUCTURES 
PARKING 
AMENITIES 
LANDSCAPE 

SUBTOTAL 


100000 

52500 

100 

100 


75 
2  .  50 
1000 
1000 


7500000 
131250 
100000 
100000 


0  &8 
0  01 
0  .  01 
0.  Oi 


75000 
1313 
1000 
1000 


75.  00 
131 
1  00 
1  .00 


78312S0 


0.71 


78313 


78.31 


DESIGN-ENGINEERING 

ARCHITECT-ENG      7831250 
OTHER  CONSULTANT   7831250 

SUBTOTAL 


0575 
0025 


450297 
19578 


469875 


0  04 
0  00 


0.  04 


4503 
196 


4699 


4  50 
0  20 


4  .70 


FINANCE 

CONSTR  TIME 
CONSTR  LOAN  AMT 
CONSTR  LOAN  RATE 
CONSTR  LOAN  INT 
CONSTR  LOAN  PTS 
CONSTR  LOAN  FEES 
APPHAISL-ENG  FEE 
END  LOAN  FEES 
END  LOAN  BUYDOVN 
TITLE  INSURANCE 

SUBTOTAL 


18  NOS 

6  7  89695  TOTAL 
14.00  *  INT. 

1 
0  . 


50 
50 


0 
0 

00115 


712918 

101845 

33948 

5000 

0 

0 

7808 


06 
01 
00 
00 
00 
00 
00 


7129 

1018 

339 

50 
0 
0 

78 


1  3 
02 
34 

05 
00 
00 
08 


861520 


0.00 


8615 


8.62 
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DEVELOPMENT  ANALYSIS 
EAST  BOSTON  HARBORSIDE 
RESIDENTIAL  APARTMENT  ALTERNATIVE 


COST  ELEMENT  UNITS    AMOUNT     TOTAL   %  TOTAL    5 /UNIT     5/CSF 


DEVELOPMENT  COSTS 

TAX/GROUND  RENT  100  750  75000  0.01  750  0.75 

INSURANCE  7831250  .002  23494  0.00  235  0.23 

CLERK-TESTING-ET  7831250  .005  58734  0.01  587  0.59 

LEGAL/AUDIT  100  350  35000  0.00  350  0  35 

OTHER  0  0.00  0  0  00 


SUBTOTAL  192228  0  02  1922  1.92 

MARKETING  COSTS 

MODELS  3     25000     75000  0.01  750  0  75 

PROMOTION/OFFICE  100       500     50000  0  00  500  0  50 

LEASE-UP  100       500     50000  0  00  500  0  50 


SUBTOTAL  175000  0.02  1750  1.75 

SUBTOTAL  PROJECT  COSTS  10029873  0.91  100299  100.30 

DEVELOPER  OH-PROFIT  527888  0  05  5279  5  28 

CONTINGENCY          10029873  .05    501494  0  05  5015  5  01 

TOTAL  PROJECT  COST  11059255  1.00  110593  110.59 
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.MINOT,  DeBLOIS  &  MADDISON,  INC- 


DEVELOPMENT  ANALYSIS 
EAST  BOSTON  HARBORSIDE 
RESIDENTIAL  APARTMENT  ALTERNATIVE 


ELEMENT       UNITS      SAMT  TOTAL  *EG  INC  WUNIT  $/GSF   5 /UNIT/MO 

POTENTIAL  GROSS  INCOME 

NEW          90000     17.25  1552500  1.01  15525  15.53      1294 

PARKING        100       420  42000  0  03  420  0  42        35 

OTHER          100       250  25000  0.02  250  0  25        21 


TOTAL  U19500  1.05  16195  1420  1350 

VACANCY/COLLECTION  LOSS  80975  0  05  810  0  81  67 

EFFECTIVE  GROSS  INCOME  1538525  1.00  15385  15  39  1282 

FIXED  EXPENSE 

TAX/GROUND  RENT  160239  0  10  1602  1  60  134 

INSURANC    100000  0.18     17500  0  01  175  0.18  15 

SUBTOTAL  177739  0.12  1777  1  78  148 

VARIABLE  EXPENSE 

ENERGY     1538525  0.08    115389  0  08  1154  1  15  96 

UTLIITY    1538525  0.03     38463  0.03  385  0  38  32 

REP/MAIN   1538525  0.08    115389  0.08  1154  1  15  96 

MGT/ADM    1538525  0  05     76926  0.05  769  0  77  64 

SUBTOTAL  346168  0  23  3462  3  46  288 

NET  OPERATING  COST  523907  0  34  5239  5  24  437 

NET  OPERATING  INCOME  1014618  0  66  10146  10.15  846 
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.MINOT,  DeBLOIS  &  MADDISON,  INC. 


DEVELOPMENT  ANALYSIS 
EAST  BOSTON  HARBORSIDE 
RESIDENTIAL  APARTMENT  ALTERNATIVE 


SUPPORTABLE  MORTGAGE 

NET  OPERATING  INCOME  10H618 

DEBT  COVERAGE  RATIO  12  1 

SUPPORTABLE  DEBT  SERVICE  838527 

MORTGAGE  CONSTANT  (12  %  FOR  30  YRS)      .1235 


SUPPORTABLE  MORTGAGE  47894?5 


DEVELOPMENT  ANALYSIS 
EAST  BOSTON  HARBORSIDE 
RESIDENTIAL  APARTMENT  ALTERNATIVE 


INVESTMENT  RETURN 

EQUITY  REQUIREMENTS 
TOTAL  DEVELOPMENT  COST  11059255 

SUPPORTABLE  MORTGAGE  -6789695 


CROSS  EQUITY  4269560 

INVESTMENT  TAX  CREDIT  0 


NET  EQUITY  REQUIREMENT  4269560 

BEFORE-TAX  ANALYSIS 

NET  OPERATING  INCOME  1014  6  18 

DEBT  SERVICE  -838527 


CASH  RETURN  (AVG  ANNUAL)  17609  1 

AMORTIZATION  ADJUSTMENT  8805 

DEEPRECIATION  ADJUSTMENT  -623658 


ADJUSTED  TAXABLE  INCOME  -438763 

AFTER-TAX  ANALYSIS 

CASH  RETURN  (AVG  ANNUAL)  176091 

AFTER-TAX  LOSS  VALUE  (9  50  %)  219381 


AFTER-TAI  RETURN  395472 

AFTER-TAX  RETURN  ON  NET  EQUITY  0.09 


.MINOT,  DeBLOIS  &  MADDISON,  INC. 


DEVELOPMENT  ANALYSIS 

EAST  BOSTON  HARBORSIDE 

INDUSTRIAL  DEVELOPMENT  ALTERNATIVE 


NEW  BUILDING  CHARACTERISTICS 

CROSS  AREA  (SF)  100000 

NET  AREA  (SF)  ?5000 

EFFICIENCY  RATIO  (%)  0.95 

PARKING  REQUIREMENTS 

PARKING  SPACES  REQUIRED  333 

SURFACE  PARKING  AREA  116375 

DEVELOPMENT  ANALYSIS 

EAST  BOSTON  HARBORSIDE 

INDUSTRIAL  DEVELOPMENT  ALTERNATIVE 


DEVELOPMENT  PROGRAM 


%  UNIT 

NET 

GROSS 

EST 

EST 

TYPE 

NUMBER 

MIX 

SQ  FT 

SQ  FT 

PRICE 

5/HSF 

AVG  UNIT 

10 

1  .  00 

9500 

10000 

457712 

48  18 

0 

0  00 

0 

0 

0 

0 

0 

0  .  00 

0 

0 

0 

0 

0 

0  00 

0 

0 

0 

0 

0 

0  00 

0 

0 

0 

0 

SUBTOTAL 

10 

1  00 

95000 

100000 

1 

0  00 

.MINOT,  DeBLOIS  &  MADDI50N,  INC. 


DEVELOPMENT  ANALYSIS 

EAST  BOSTON  HARBORS  IDE 

INDUSTRIAL  DEVELOPMENT  ALTERNATIVE 


COST  ELEMENT 


UNITS 


AMOUNT 


TOTAL   %  TOTAL 


5/UNIT 


S/CSF 


SITE  COSTS 
LAND 
ZONING 

SPEC  CONSULT. 
LEGAL 

SUBTOTAL 


100000 


7.  50 


750000 
0 
0 
0 


750000 


0  .  U 
0  .00 
0  .  00 
0  .  00 


0  .  u 


75000 
0 
0 
0 


75000 


7  50 
0  00 
0  00 
0.00 


7.50 


CONSTRUCTION 

STRUCTURES  100000 

PARKING  333 

AMENITIES  10 

LANDSCAPE  100000 

SUBTOTAL 

DESIGN-ENGINEERING 

ARCHITECT-ENG      27U250 
OTHER  CONSULTANT   27U250 

SUBTOTAL 


25  2S00000  0.55  250000  25.00 

500  U6250  0  04  U62S  1  i  i 

0  0  0.00  0  0.00 

0 . 50  50000  0  01  5000  0  50 


0475 
0025 


27U250 


129022 
6791 


0  59 


0  03 
0  00 


271425 


12902 
679 


27  1  6 


1  29 
0  07 


135813 


0  .  03 


13581 


1.36 


FINANCE 
CONSTR 
CONSTR 
CONSTR 
CONSTR 
CONSTR 
CONSTR 


TIME 
LOAN 
LOAN 
LOAN 
LOAN 
LOAN 


AMT 
RATE 
INT 
PTS 
FEES 

APPRAISL-ENC  FEE 
END  LOAN  FEES 
END  LOAN  BUYDOVN 
TITLE  INSURANCE 

SUBTOTAL 


8 

3451999 

14.00 


MOS 
TOTAL 
%  INT. 

1 
0 


50 
50 


0 

0 

OOUS 


161093 

51780 

17260 

5000 

0 

0 

3970 


0  04 
0  01 
0  00 
0  .  00 
0  .00 
0  .  00 
0  .00 


16109 

5178 

1726 

500 

0 

0 

397 


6  1 
52 
1  7 
05 
00 
00 
04 


239103 


0  .00 


23910 


2  39 
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.MINOT,  DeBLOIS  &  MADDISON,  INC. 


DEVELOPMENT  ANALYSIS 

EAST  BOSTON  HARBORSIDE 

INDUSTRIAL  DEVELOPMENT  ALTERNATIVE 


COST  ELEMENT 


UNITS 


AMOUNT 


TOTAL  t,   TOTAL 


WUNIT 


S/CSF 


DEVELOPMENT  COSTS 
TAX /GROUND  RENT 
INSURANCE 
LEGAL/AUDIT 
OTHER   MISC 
OTHER 
OTHER 

SUBTOTAL 


100000 
27U2S0 


0,  75 
.002 


75000 

3622 

15000 

15000 

0 

0 


0  .  02 
0  00 
0  .  00 
0  .00 
0.  00 
0  00 


7500 

261 

1500 

1500 

0 

0 


0  75 
0  04 
0  .  15 
0.15 
0  .  00 
0  00 


108622 


0.02 


10S62 


1  ,09 


MARKETING  COSTS 
LEASE-UP 
PROMOTION/OH 
MISC 


100000      l.Oe    108000      O  02     10800      1  08 

100000      0  75     75000      0  02      7500      0.75 

0. 10     18300      0  00      1830      0  18 


SUBTOTAL 


201300 


0  .  04 


20130 


2.  01 


SUBTOTAL  PROJECT  COSTS 


4151087 


0.  91 


415109 


41.51 


DEVELOPER  OH-PROFIT 


218478 


0  05 


21848 


2.18 


CONTINGENCY 


4151087 


05    207554 


0  05 


20755 


2  08 


TOTAL  PROJECT  COST 


4577120 


1  00 


457712 


45  .  77 
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.MINOT,  DeBLOIS  &  MADDISON,  INC. 


DEVELOPMENT  ANALYSIS 

EAST  BOSTON  HARBORSIDE 

INDUSTRIAL  DEVELOPMENT  ALTERNATIVE 


ELEMENT       UNITS      $AMT     TOTAL   %EG  INC    $/UNIT     5/GSF 


POTENTIAL  GROSS  INCOME 

NEW          95000  4  00  570000  1.05  57000  5.70 

PARKING        333  0  0  0.00  0  0.00 

OTHER            0  0  0  0.00  0  0.00 


TOTAL  570000      1.05     57000      5.70 

VACANCY/COLLECTION  LOSS         28500      0.05      2850      0  29 
EFFECTIVE  GROSS  INCOME         541500      1.00     54150      S.42 


FIXED  EXPENSE 
TAX /RENT    541500      000         0      0.00         0      000 
INSURANC    541500      0.00         0      0.00         0      0  00 


SUBTOTAL 

0 

0 

00 

0 

0 

00 

VARIABLE  : 

EXPENSE 

ENERGY 

541500 

0 

.  00 

0 

0 

.  00 

0 

0 

00 

UTLIITY 

541500 

0 

.00 

0 

0 

00 

0 

0 

00 

REP/MAIN 

541500 

0 

00 

0 

0 

00 

0 

0 

00 

MGT/ADM 

541500 

0 

03 

13538 

0 

03 

1354 

0 

14 

SUBTOTAL  _  13538      0  03      1354      0  14 

NET  OPERATING  COST  13538      0  03      1354      0  14 

NET  OPERATING  INCOME  527963      0  98     52796      5  28 
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QUALIFICATIONS  AND  EXPERIENCE  OF  THE  FIRM 

In  1782,  within  years  of  the  Declaration  of  Independence  and 
fully  six  years  before  the  Constitution  of  the  United  States  was 
adopted,  George  Richards  Minot  first  nailed  his  sign  on  the  Elm 
Tree  on  Court  Street  'and  thus  opened  an  office  in  the  Town  of 
Boston  to  begin  a  tradition  of  service  to  the  real  estate  com- 
munity which  has  endured  for  nearly  200  years.   Proud  of  its 
heritage,  the  firm  that  is  now  Minot,  DeBlois  &  Maddison,  Inc., 
continues  to  provide  a  variety  of  real  estate  and  fiduciary  ser- 
vices to  private,  corporate,  and  public  clients  throughout  the 
Nation . 

Among  the  major  services  provided  by  Minot,  DeBlois  &  Maddison 
are  real  estate  consulting  and  appraisal,  property  management, 
and  fiduciary  management. 

Minot,  DeBlois  &  Maddison  real  estate  consulting  and  appraisal 
services  provide  professional  assistance  to  private  land  owners, 
developers,  investors,  corporate  clients,  and  public  agencies 
faced  with  diverse  real  estate  problems  in  a  time  of  increasing 
complexity  in  the  real  estate  industry.   Drawing  upon  the  firm's 
years  of  experience,  skilled  professionals  employ  sound  analytic 
and  management  techniques  to  provide  clients  with  solutions  to 
diverse  and  often  complex  real  estate  problems . 

With  extensive  experience  in  the  fields  of  market  and  financial 
analysis,  urban  economics,  and  real  estate  analysis,  the  members 
of  the  consulting  and  appraisal  staff  bring  to  problem  solving  an 
understanding  of  the  key  aspects  of  real  estate — location, 
markets,  development,  land  use  capabilities,  and  finance — to  pro- 
vide timely  solutions  to  varied  real  estate  questions. 

Although  headquartered  in  Boston,  the  firm  provides  real  estate 
consulting  and  appraisal  services  to  private,  corporate,  and 
public  clients  in  New  England  and  the  balance  of  the  country. 
Recent  studies  encompass  market  analyses,  financial  feasibility, 
fiscal  impact,  socioeconomic  forecasting,  development 
programming,  appraisal,  and  trend  analyses  for  residential, 
retail,  office,  industrial,  medical,  and  multi-use  projects  in 
both  urban  and  rural  locations. 

Among  the  broad  categories  of  real  estate  consulting  and 
appraisal  services  provided  by  Minot,  DeBlois  &  Maddison  are  the 
following : 

Market  Studies  and  Updates 

Financial  Feasibility  Analyses 

Development  Programming  and  Highest  Best  Use 

Studies 

Analysis  of  Multi-Use  Projects 

Property  Rehabilitation  Studies 

Location  Studies 
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Socioeconomic  Studies 

Real  Estate  Tax  Abatement  Studies 

Investment  Risk  Analysis 

Housing  Studies 

Fiscal  Impact  Studies 

Real  Estate  Appraisals 

Retail,  Office,  and  Commercial  Development 

Feasibility  Studies 

Vacation  Home  and  Resort  Studies 

Other  Types  of  Studies 

Minot,  DeBlois  &  Maddison  and  tjie  members  of  the  consulting  and 
appraisal  staff  have  had  experience  in  dealing  with  a  variety  of 
property  types.   In  recent  years,  the  firm  and  members  of  the 
staff  have  undertaken  appraisals  or  consulting  studies  involving 
the  following  types  of  property: 

Multi-Use  Projects 

Retail 

Offices 

Other  Commercial  Properties 

Residential 

Resort  and  Vacation  Home  Communities 

Industrial  Facilities 

Special  Purpose  Properties 

Minot,  DeBlois  &  Maddison  and  persons  within  the  firm  hold  mem- 
berships in  a  number  of  professional  organizations,  including: 

American  Society  of  Real  Estate  Counselors 

American  Institute  of  Real  Estate  Appraisers 

Building  Owners  and  Managers  Association 

Institute  of  Real  Estate  Management 

Massachusetts  Society  of  Certified  Public 

Accountants 

American  Institute  of  Certified  Public  Accountants 

American  Institute  of  Planners 

American  Society  of  Planning  Officials 

Urban  Land  Institute 

National  Association  of  Real  Estate  Investment 

Trusts 

International  Council  of  Shopping  Centers 

Greater  Boston  Real  Estate  Board 

Massachusetts  Association  of  Real  Estate  Boards 

In  addition,  the  firm  or  individual  members  of  the  firm  hold  pro- 
fessional designations,  including: 

Counselor  of  Real  Estate  (CRE) 
Certified  Public  Accountant  (CPA) 
Member  Appraisal  Institute  (MAI) 
Accredited  Management  Organization  ( AMO ) 
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RICHARD  E.  BONZ— PRESIDENT 

Richard  E.  Bonz,  president,  is  a  real  estate  professional  with  over  twenty  years  experience 
in  the  industry.  He  has  managed  real  estate  assignments  throughout  the  United  States  and 
abroad  for  public,  private,  and  institutional  clients.  He  is  a  member  of  the  American  Society 
of  Real  Estate  Counselors  and  holds  the  CRE  designation.  In  addition,  he  is  active  in  the 
Building  Owner's  and  Managers  Association  and  is  a  member  of  The  Urban  Land  Institute. 

Among  the  recent  consulting  projects  directed  by  Mr.  Bonz  are:  the  $200  million  redevelop- 
ment of  the  Charlestown  Navy  Yard;  a  $100  million  multi-use  hotel,  office,  and  retail  com- 
plex; a  $100  million  high  technology  center  containing  a  merchandise  mart;  development 
and  lease  negotiations  for  three  major  projects  by  Massport  totalling  more  than  $300 
million;  development  recommendations  for  a  major  new  ski  resort;  and  diverse  renovation 
and  adaptive  reuse  studies  for  older  properties.  He  has  also  been  actively  involved  in  real 
estate  appraisal  for  retail,  commercial,  industrial  and  residential  projects. 

Prior  to  joining  the  firm  in  1974  as  executive  vice  president,  Mr.  Bonz  was  a  vice  president 
and  principal  of  Gladstone  Associates,  Washington,  D.C.  A  Dartmouth  College  graduate, 
he  has  a  graduate  degree  in  City  Planning  from  the  University  of  Pennsylvania.  He  has  been 
a  faculty  member  at  the  University  of  Virginia,  Catholic  University  and  George  Washington 
University,  and  has  lectured  at  Harvard,  the  University  of  Pennsylvania  and  Boston  University. 
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PAMELA  S.  McKINNEY 

Pamela  S.  McKinney  is  a  real  estate  consultant  and  appraiser  who  has  conducted  a  broad 
range  of  consulting  and  appraisal  assignments  for  public,  private  and  institutional  clients. 
She  is  a  candidate  for  the  American  Institute  of  Real  Estate  Appraisers  MAI  designation. 

Recent  projects  undertaken  by  Ms.  McKinney  are:  market  analysis  for  a  $100  million  multi- 
use  High  Technology  Center,  market  and  financial  feasibility  studies  for  the  $14  million 
redevelopment  of  an  historic  19th  Century  millyard  complex;  and  the  preparation  of  devel- 
opment costs,  proforma  financial,  and  project  financing  analyses  for  a  new  50.000  square 
foot  urban  office  building;  commercial  revitalization  studies  for  communities  such  as 
Somen/ille,  Winthrop,  Ayer,  Hudson  and  Holliston.  MA;  and  the  appraisal  of  investor-held 
properties. 

Prior  to  joining  the  firm  in  1979,  Ms.  McKinney  worked  as  a  olanner  and  real  estate  market 
analyst  for  Metropolitan  Boston's  Regional  Planning  Agency.  In  that  capacity  she  managed 
major  land  use  projects,  worked  as  the  principal  liaison  between  Greater  Boston 
municipalities  and  state  government  regarding  open  space  and  recreation  funding, 
authored  several  planning  manuals  for  local  officials,  conducted  region-wide  workshops 
and  performed  commercial  market  analyses. 

Ms.  McKinney's  undergraduate  education  includes  Han/ard  University  and  Northeastern 
University,  from  which  she  graduated  Summa  Cum  Laude  with  a  Bachelor  of  Science 
degree.  She  has  undertaken  graduate  course  work  at  Harvard  University. 
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KENT  S.  KOPKE 

Kent  S.  Kopke,  researcher  and  appraiser,  has  participated  in  the  research  and  valuation  of 
land  for  institutional  and  industrial  use,  for  development  and/or  multi-family  residential  use, 
and  agricultural  and  recreational  use;  residential  valuations;  and  a  re-use  study  of  a  major 
Boston  hospital.  He  has  been  a  member  for  ten  years  of  the  national,  state  and  local 
Board  of  Realtors  of  Plymouth  County  and  has  served  for  two  years  on  the  Design  Review 
Board  of  the  Town  of  Plymouth.  He  is  a  member  of  the  Board  of  Directors  of  the  South 
Shore  Housing  Development  Corporation,  a  non-profit  corporation. 

Before  joining  the  firm  Mr.  Kopke's  experience  consisted  of  several  years  of  residential 
appraisal,  over  a  decade  of  real  estate  brokerage,  past  partner-owner  of  a  general  real 
estate  company,  and  general  experience  in  residential  marketing,  building,  insurance,  real 
estate  management  and  consulting.  Mr.  Kopke  graduated  from  Northeastern  University. 
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